
 

Sevier County Planning & Zoning Commission 

September 12, 2019 

 

Minutes of the Sevier County Planning Commission meeting held on the twelfth day of September, 2019 

in the Commission Chambers of the Sevier County Administration Building, 250 North Main, Richfield, 

Utah.  Those present included: John Worley, Caryl Christensen, Troy Mills, Larry Hansen, Tyler Moore, 

and Gary Leaming.  

 

Lisa Robins was excused.  

 

Others attending included: Building Official/Zoning Administrator Jason Mackelprang, Building and 

Zoning Secretary Mistee Robbins, County Attorney Dale Eyre, Executive Administrator/Economic 

Developer Malcolm Nash, and others as listed on the roll.  

 

John Worley welcomed Tyler Moore from Elsinore and Gary Leaming from Redmond to the Planning 

Commission. Tyler Moore filled the vacant seat of Ryan Savage with Gary Leaming filling the vacant 

seat of Garyn Mickelsen.  

 

Minutes of the August 14th Planning Commission Approved: 

 

Minutes of the August 14th Planning Commission meeting were reviewed and approved on a motion made 

by Troy Mills, second, Caryl Christensen, unanimous.  

 

Zoning Administrator update: 

 

Building Official/Zoning Administrator Jason Mackelprang stated that there was nothing new to report, 

stating that the building construction is still busy, that nothing has slowed down. John Worley inquired 

about the solar farm start date in which Mr. Mackelprang stated that they are hoping to start in December 

of this year.   

 

Selection of new ‘2019’ Chairman and Vice-Chairman: 

 

Because of recent changes in the Planning Commission quorum, the Planning Commission had to re-

select a new chair and vice-chair for the remainder of ‘2019’. Larry Hansen made a motion to vote John 

Worley as the Chairman, second, Troy Mills. Larry Hansen nominated Caryl Christensen for Vice-

Chairman. Larry Hansen made a motion to vote Caryl Christensen as Vice-Chairman, second, Troy Mills, 

unanimous.  

 

Residents/Landowners; Dairy Road, Central Valley:  

 

At this time, the residents/landowners on the Dairy Road, were given an opportunity to speak to the 

Planning Commission regarding their concerns about the proposed storage units that would be 

constructed on Dairy Road. Chairman John Worley welcomed the three gentlemen that had chosen to 

speak and notified them that they had been given 15 minutes to state their concerns. Kelly Chappell, Dan 

Riddle, and Deon Kelsey all took a seat in front of the Planning Commission. Kelly Chappell stated that 

he would be the spokesman. Mr. Chappell stated that they did have significant concerns, however, they 

also know that if the owners of the proposed storage units meet the criteria for the conditional use permit, 

that they would be granted the approval, and if the criteria for a conditional use permit was not met, even 

if missing one thing, that it is the responsibility of the Planning Commission to deny the conditional use 

permit. At this time Mr. Chappell is reading section 14.68.050 of the county zoning book regarding the 

‘Conditional Use Permit’ requirements. Mr. Chappell stated that the proposed storage units are in a 
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residential use and has concerns that a commercial building will bring many issues with the surrounding 

areas, stating this area is one of the densest areas in the county, stating it is actually the second densest in 

the county in a residential zone. Mr. Chappell proceeded to state that the county has set the precedence on 

keeping the residential zone intact. Mr. Chappell stated that he felt that at the last zoning meeting, 

(August 14th) that the developer of the storage units could not get an access permit from UDOT, stating 

that according to Kelly Chappell, UDOT has that access down as limited use access, and that the 

mandates are different then the county’s mandates, and that he feels that if UDOT recognizes that, then 

the county should be viewing it the same. Mr. Chappell also stated that according to UDOT, there is no 

record of an access permit and feels that should be brought forward as well. Mr. Chappell stated that he 

feels that the fire suppression plan for the storage units is weak. He continued by stating that you cannot 

control what people will store in the units, and that they are concerned there could be potential fire 

hazards. Mr. Chappell stated that there are many storage units in the valley, including Richfield, Central 

Valley, and Monroe etc., and that maybe there is a need for more storage units but feels that the 

developers should be responsible to do research on the public need for these units. Mr. Chappell stated 

that he had spoken with an appraiser regarding the environmental impact that their homes would have if 

the proposed storage units are approved. Stating that there could be a reduction by 5-10% decrease in 

value, stating the air pollution and noise could have an effect as well. Mr. Chappell stated that the they 

feel the developer should study this. Mr. Chappell also stated that if there is no economic impact, 

according to the developer, they would like to see proof of that. Mr. Chappell continued by stating that he 

has concerns on if these units are steel buildings that, again, you cannot control what people store in the 

units, and they have their concerns on hazards. Mr. Chappell stated that this is a subdivision and that 

some of the newer homes had to go through the minor subdivision process to build there, and that 

normally you do not see storage units in a subdivision, and that they are a rural area and want to stay that 

way. Mr. Chappell stated that he has concerns on the traffic, asking, how can you mitigate the amount of 

traffic there will be and the lighting at night. He spoke about the death that happened at a storage unit in 

Richfield. Mr. Chappell went on to say that the negative facts are the Dairy Road is narrow, cement line 

ditch on one side of the road, and waste water along parts of road, and that people walk the road for 

exercise and that there are bike riders that use that road. He went on say that their children use that bus 

stop along the road and has concerns about the traffic and safety. Mr. Chappell stated that he spoke to the 

Special Service District 1 (SSD1), and that they had concerns with the Dairy Road, stating that he knows 

that Bob Watts of the County Road Department signed off on the road, however, Mr. Chappell stated that 

the SSD1 Board themselves, have concerns and recommend that they be brought forth to the Planning 

Commission. Mr. Chappell asked the Planning Commission to consider that in their decision. At this 

point, Mr. Chappell stated that about 11 of the 12 items that are of concern, that some could be mitigated, 

but some are admittedly missed, mainly the uses that are not compatible with the residential/agricultural 

use. Mr. Chappell expressed again, that they have a significant concern on the road with the children and 

pedestrians, and trucks and trailer uses. Mr. Chappell explained that they tried to use a truck with a trailer 

on the Dairy Road, and that when they tried to turn around on it, it about ended up in the ditch. He 

continued by stating that he hopes that the Planning Commission with consider these items when making 

their decision on the conditional use permit. Dan Riddle stated that in the last meeting there were safety 

concerns, and wanted to know if there was proof provided on those concerns being addressed. Mr. Riddle 

continued by stating that the Dairy Road is an active road, that is their primary concern. He commented 

that storage units do not fit in a residential area, and that he feels that they would be pushing traffic 

through a rural residential neighborhood. Troy Mills inquired if they had anything in writing from the 

SSD1 Board regarding the concerns that were brought forth, in which Kelly Chappell stated that the 

meeting was one week ago, and that the minutes were in draft form, however, they should be available 

and published in their next district meeting. Chairman John Worley and Larry Hansen both inquired about 

the County Commissioners meeting with UDOT about a week prior, asking Building/Zoning 

Administrator Jason Mackelprang if he knew anything more about that, in which Mr. Mackelprang stated 

that he did not. Mr. Chappell stated that there was a discussion at the SSD1 meeting, and that this is a 
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potential project, and has been for some time, that it is on the list, but has no plans for putting that in place 

right now. Mr. Chappell stated that is not the best solution right now. Mr. Chappell stated that it would be 

the intersection of the two Hwy’s right now and eliminating the Auction Road, and the SSD1 needs to 

look into the same with the Dairy Road, however it is not a priority. At this time, the 15 minute time limit 

was up. Chairman John Worley thanked the three gentlemen for their time. Chairman Worley then asked 

Caryl Christensen if she had anything, in which she stated that she wanted to know why Item D of the 

county zoning, moving of the canal, was brought up. That the Planning Commission never asked for the 

canal to be moved, stating that Elsinore said to build a bridge over it, that they never asked to move it. 

Dan Riddle is a shareholder and commented that there are significant issues on the Elsinore Canal, it is an 

aging canal, and that their requirement is that the developer pipe the length of the property, not just 50 

feet, but the entire length. Dan Riddle stated that he was at that meeting. Caryl Christensen stated that was 

between the developer and the Canal Company. Dan Riddle stated that he read the letter and it states the 

requirement is to have the entire length piped. Larry Hansen stated that he and Bob Watts of the County 

Road Department spoke about widening the road, and that widening the road as it sits would go 33 feet 

from both the center. Larry Hansen questioned Dan Riddle if that was not correct in which Dan Riddle 

stated, that it is not correct, however the concern is the narrow road and children on that road with the 

canal ditches, and even if piped at the requirement of the Canal Company, it really does not address it. 

Mr. Riddle stated it is not the encroachment that is the concern. He also stated that a swather will not fit 

on the Dairy Road, in which Larry Hansen replied that a swather does not fit on any road, and continued 

by stating that farmers have been turning on roads for years and years. Kelly Chappell then stated that this 

property is harder to turn because of the angle. Stating that the 33 feet will never be used for the road, 

maybe turning on to the other lane will not be a big deal now because of the amount of traffic, but maybe 

in the future. Tyler Moore stated that he may be new to the Planning Commission, however, he inquired 

as to how much traffic will 165 storage units bring. Chairman John Worley stated he and his wife have 8 

units right now and has never seen another person when they are using theirs. John Worley also stated 

that Brad Duffin is getting new storage units by his residence in Central Valley Town. Troy Mills stated 

that the construction of the units will be the main cause of traffic while under construction. Chairman 

John Worley stated day light hours only. Larry Hansen stated that he has been involved in storage units 

for years, and that the day light areas should never be an issue because the lights hit the ground. That 

could be mitigated and worked out. Tyler Moore inquired if there are any aerial light poles in which Ryan 

Savage of Savage Albrecht Engineering stated that they can do that. Larry Hansen commented that the 

lights cannot be shown in their homes, and that usually it is the doors of the units that are lit, not the 

surrounding properties. This concluded the Dairy Road residents/landowner’s public comments, and 

Planning Quorum questions.  

 

Conditional Use Permit Approved for Dave Owens-Storage Units:  

 

The Planning Commission then considered a conditional use permit for Dave Owens for storage units to 

be located on Dairy Road, Central Valley. At this time, Chairman John Worley asked the three gentlemen 

that were speaking to state their names for the record. Ryan Savage of Savage Albrecht Engineering, 

Dave Owens, and Attorney Aaron Owens. Ryan Savage stated that he had met with Josh Peterson from 

UDOT the very next morning after last month’s zoning meeting. Mr. Savage stated that they have met all 

the stipulations that the Planning Commission has asked of them in the last meeting. Mr. Savage stated 

that this conditional use permit is an RA5 zone and an L2 in the county zoning ordinance, in which the 

Planning Commission can approve the conditional use permit without it needing to go to the County 

Commissioners. Mr. Savage then read the letter from UDOT that was provided. At this point Mr. Savage 

then stated that he was there to answer the Planning Commissioners questions. Chairman John Worley 

stated that he does have a concern on the traffic, stating that he does feel that there needs to be a turning 

lane. Mr. Savage stated that according to UDOT, a turn lane at the Auction is in the plans, however a date 

has not been set. Mr. Savage stated that UDOT is the “King of the Hwy’, and they do not have an issue 
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with this road, not whatsoever. Troy Mills stated that he does have a concern on the access, however, 

UDOT is the expert on the highways, just like Bob Watts of the County Road Department is the expert in 

his job for the county roads and road safety, and both entities have signed off on the access. Troy Mills 

went on to state that he does not know as a Planning Commission Quorum, how they can deny the 

approval with those two entities signing off on the access approval. Tyler Moore commented that if there 

was such a concern on that road, and with UDOT being the expert, then why would they have not taken 

care of the issue, if there was one. Attorney Aaron Parker stated that if there was an issue with UDOT, 

they would have stopped everything by now, including every homeowner so on. Gary Leaming stated that 

he took a drive out to the Dairy Road to look at the access, stating the he could not find Duffin Lane, and 

that he went to the Auction Road, had cars right behind him, and had to slow down to make the turn. He 

stated that he wanted to make a note and request that the County Commissioners put forth a requirement 

with UDOT and the County Road Department to address the intersection. He also stated that he does not 

think that the Planning Commission can deny approval with how they have met all the criteria. Ryan 

Savage stated that if the access was shut down, Duffin Lane would be the access, the only way in and the 

only way out. Stating that a fire truck could not get in and out, in which Tyler Moore did state that a fire 

truck could get there through Elsinore. Caryl Christensen then commented that this is a 

residential/agricultural use. That the Dairy Road residents have their homes there and that they have set 

their precedence there as an agricultural, residential use, and that their children should be able to feel safe 

on that road. She went on to say that the owners of the proposed storage units should sell that property 

and let the property go to new homes. She went on to state that there is plenty of dead land around that the 

storage units could be built on, that she feels that the Planning Commission is the voice of the people. 

Ryan Savage stated that the property is an approved use, and that Caryl Christensen cannot dictate what 

they do with their property. Dave Owens stated that there is commercial in that area because there is the 

Auction right there. Caryl Christensen stated that she is aware of that, however, the length and use of the 

storage units are too big, and they do not fit in a residential area. Troy Mills stated that if the storage units 

do not go there, in the zoning book, under the same approved uses under this same zone, that there could 

be boat storage, broadcast studio, sanitary, crematoriums, construction equipment yard, golf course, 

country club, riding club, hospitals, and radio towers, just to name a few, that this zone approves. He 

continued by stating that we cannot fix the ordinance right now, even though we are going to redo the 

zoning ordinances, this is the zoning now, which was approved by the County Commissioners. Chairman 

John Worley stated that he hated to be the bearer of bad news, but commented that we do not have a full 

quorum here tonight, and that if County Attorney Dale Eyre would read his text messages once in a while, 

that he would know that there are two new members on the Planning Commission, and that we cannot ask 

them vote. Stating that they walked in here blind tonight, and that they cannot vote. Stating that he cannot 

vote himself, because he is the Chairman, his vote is for a tie break only. County Attorney Dale Eyre 

stated that legally, we have a quorum, and that the new members can vote, legally. Chairman John 

Worley argued that point, stating, that legally, we do not have a quorum. Stating that he is telling County 

Attorney Dale Eyre, how it is. Continuing by stating that he does not know how County Attorney Dale 

Eyre can ask the new members to vote, in which County Attorney Dale Eyre stated that there is no legal 

reason why they cannot vote. Larry Hansen stated that he was blindsided by the fact that he did not know 

that the Chairman cannot vote, only for a tie break. Chairman Worley explained to Larry Hansen that you 

need four to vote, and that Lisa Robins was out, and that if she were here tonight, they would have a full 

quorum, stating they do not have a full quorum. John Worley stated that if Tyler Moore and Gary 

Leaming felt that they could vote tonight, then they could, in which County Attorney Dale Eyre stated 

that they could vote. Chairman Worley stated that it was not up to Dale Eyre, but rather the new members. 

Troy Mills stated that he felt that the owners of the storage units met all of the approvals and criteria that 

the ordinance requires. Troy Mills then made a motion approve the Conditional Use Permit. Chairman 

John Worley asked for a second, to the motion, second, Larry Hansen. Larry Hansen then commented that 

he feels that the Planning Commission is here to uphold the law of the ordinances as they are written 

today, and that there is nothing stated in the ordinance that says this cannot be approved. John Worley 
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explained to Larry Hansen that he is not referring to the project, but rather whether or not they can vote 

tonight. Chairman John Worley asked his Vice-Chairman Caryl Christensen what she thought, in which 

Caryl Christensen stated that it is up to our County Attorney. John Worley then stated that if our County 

Attorney says we can vote, then we will vote. Chairman John Worley stated that they will do a roll call 

vote. Starting with Troy Mills, aye, Larry Hansen, aye, Caryl Christensen, no, Tyler Moore, aye, Gary 

Leaming, aye. Chairman John Worley stated that the motion carries, however, he wanted to go on record 

that he did not approve. John Worley stated that he will turn this over to the County Commissioners for 

final approval, stating that the Planning Commission has the power to turn it over or not, stating that they 

have that choice to do so, at which time, Troy Mills called a point of order and that the motion was made 

to approve. County Attorney Dale Eyre stated that now that this has been approved, that they would have 

had to refer this to the County Commission before a vote was made. Caryl Christensen looked to John 

Worley stating that she has never heard that word ‘refer’ before, and thought that everything went before 

the County Commissioners, and that this new to her. Chairman Worley then stated that it has been 

approved, and that there was a motion, and a second. (The motion being made by Troy Mills, second, 

Larry Hansen.)  

 

Conditional Use Permit Tabled for Nathan Allen-Group Camping/Day Use Areas:  

 

The Planning Commission then considered a camping day use area for Nathan Allen located at 4749 US 

Hwy 89, Sevier. Mr. Allen explained to the Planning Commission that he bought property near the Big 

Rock Candy Mountain area in March of 2018, and stated that he would like to have areas for girl’s camps, 

youth conferences, conferences, and that type of event. Mr. Allen stated that he would like to provide 

opportunities to those types of groups. Caryl Christensen inquired if the address on his application was 

correct, in which Mr. Allen said yes. Caryl Christensen then stated that she was not able to find this area 

off of the provided address, and therefore was not going to vote tonight, she also recommended that he 

provide better maps. Building/Zoning Administrator Jason Mackelprang stated that he could pull up the 

location on Google Maps if she would like, in which Caryl Christensen stated that she would like to have 

a better map, and that she prefers to physically visit the site. Mr. Allen tried to explain where this property 

is by stating it is close to the Caboose Village, and adjacent to the cabins in the resort, stating it is east of 

Big Rock Candy Mountain. Chairman John Worley stated that he was concerned that according to the 

pictures that were provided in Mr. Allen’s application, that the archery range would be a hazard where it 

is right next to the river. Mr. Allen stated that the previous owner had the range facing the highway, the 

archery range is facing the river, however, he would change that to face the mountain. John Worley 

inquired about the septic system in which Mr. Allen stated there is one septic. Building/Zoning 

Administrator Jason Mackelprang stated that the this will be a health department requirement, from their 

department. At this time, Caryl Christensen stated that she did not go that far south according to the 

address that was provided, and therefore that is why she could not locate this property. She stated that Mr. 

Allen needed to provide better maps and more information, in which Mr. Allen replied that he was under 

the impression that when he turned in his paperwork, that he would be notified if he was missing 

anything. Mr. Mackelprang then explained to Mr. Allen that the paperwork goes through our office first, 

and not through the Planning Commission. Chairman Worley and Larry Hansen both inquired about 

letters from the Health Department, stating that will be a requirement. Gary Leaming inquired about the 

bike trail and questioned if this property is located near that, in which Mr. Allen stated yes. John Worley 

inquired about the bike barn, if it still exists. Mr. Allen stated that there is a shed there now. Caryl 

Christensen stated that a letter of approval from the River Commissioner is needed, and stated that she 

believes that person is Russell Christensen. She stated that Mr. Allen should notify the River 

Commissioner on what he will be doing. She then inquired on whether or not they will be crossing the 

bike bath and if there is existing camping on the upside of the river. Both Gary Leaming and Caryl 

Christensen inquired about the water system in which Building/Zoning Administrator Jason Mackelprang 

stated that it is already a public system, regarding the restrooms. Tyler Moore pointed out that on Mr. 
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Allen’s paperwork, that there are X;s marked where they are. Tyler Moore inquired about fire hazards, 

asking if a fire truck could access the property, in which Mr. Allen stated yes, a fire truck could access the 

property. Caryl Christensen inquired about camp fires in which Larry Hansen suggested having fire pits 

or rings, in which Mr. Allen stated that they would be able to have camp fires and he will make sure there 

are fire rings, if not there already. Larry Hansen also inquired about designated camp sites, in which Mr. 

Allen stated yes, there are designated camp sites. Larry Hansen inquired about self-suppression, in which 

Ryan Savage of Savage Albrecht Engineering stated that Deer Creek feeds that. Larry Hansen asked 

about fire hydrants, currently there is none. Caryl Christensen requested better maps to the location to the 

property. The Planning Commission Quorum informed Mr. Allen that he will need to provide the 

following: a letter from the River Commissioner, a letter from the health department, a letter from the 

power company, and a letter of permission to use the three bridges that are there, but are privately owned. 

Chairman John Worley inquired about the work hours and employees, in which Mr. Allen stated this is a 

seasonal camp, closed on Sunday’s, and would have approximately 10-12 employees. Troy Mills made a 

motion to table this item until the listed requirements are met and submitted, second, Caryl Christensen.  

 

Meeting adjourned at 7:08 p.m. 

 

 


